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WESTSIDE URBAN PLAN AREAS

Figure 1: Vicinity Mop of Westside
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Figure 2.- Identification of
three separate Urban Planareas
for revitakzatlon of Westside
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Westside, However, trte Urban Plans avoid being
excessively restrictive by not dictatirlg
arcrtitectural design guidelines or establiSrting
exterior building colors.

HISTORICAL. CONTEXT

Relationship to Other Westside Urban Plans

The Westside Spel::ifiC Plan was prepared in
October, 2000. While this planning document was
not formally adopted, some of the revitalization
strategies in the plan have been used llS 0 guide
to stimulote orea-wide improvement. In addition,
the Westside Revitalization Oversight Committee
(WROC) was convened to recommend
revitalization strategies and identify specific
areas for further improvement. The
recommendations of the WROC assisted the City
Council in identifying the Live/Work Overlay Zone
and providing policy direction.

The Westside area is located llS follows: Fairview
Pork 0IId the Costa Meso Golf Club to the north,
the Santa Ana River to the west, the City of
Newport Beach to the south, and Harbor
Boulevard and Superior Avenue to the east. The
area contains approximately 1,788 acres, or 2.8
squore miles (see Figure 1).

The City of Costa Mesa was incorporated in 1953.
The Westside was among trte earliest areas in trte
City to develop and is crtaracterized by a diverse
population, land uses, job opportunities, and
rtousing crtoices. Some positive aspects of trte
Westside include its diverse land uses and
convenient access to Fairview Park, beocrtes, and
other rel::rwtion areas.

The Westside Implementation Plan wos adopted
in Morch 2005. Three Urban Plans were created
to establish overlay zones in specific areas of the
Westside: (1) 19 West Village Urban Plan, (2)
Mesa West Bluffs Urban Plan. and (3) Meso West
Residential Ownership Urban Plan (see Figure 2).
Each Urban Plan provides guidance to properly
owners and Developers for new development and
redevelopment. All together. these plans will
provide a framework for major private market
reinvestment and improvements for trte
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Figure 4
WROC Planning
documents

Figllre 3
s<~1
Westside
Revitalization
Oversight
Committee-making public
cammentsar
City COlVICil
meeting.

The WROC provided all persons interested in the
Westside with the opportunity to participate and
provide feedback an what they envisioned for the
future of the Westside. This concept was
unusual because seldom is a committee
encouroged to have a large membership.
However, this committee of forty members
pr<lved that multiple diverse opinions and interest
groups could come together to provide valuable
input to its City leaders. This was demonstrated
by the WROC through their intense commitment,
a strong desire for change. diverse
representation of the community, and numerous
varying ideas and opinions. Compromise was not
easily achieved, but when reached it was
sUpported by a supermajority of the membership
(Fig. 3). The WROCs finol report Md
implementation plan are significant since both
documents represent the consensus of this 40-
member committee (Figure 4). The City of Costa
Meso's Redevelopment Agency and City Council
used the WROCs findings and recommemmtions
in their dedsion-moking process to identify the
Urban Plan areas and to apply General Plan land
use policies for mixed-use development.

The primary difference between this urban plan
and the WROC recommendations for the
residential and live/work overlay zones lies in the
scope of the overlay zones. The WROC
recommendations identified three area specific
areas where the overlay zones were
"appropriate·, These included a medium density
(12 units per acre) residential overlay zone for
the 3D-acre area west of Whittier Avenue, and
two live/work areas (one for approximately 2D
parcels west of east of Whittier Avenue and a
second for approximately 25 porcels north of W.
18th Street (from Placentia to Whittier Avenue).
This Urban Plan area includes nearly the entire
southwest industrial core and allows a residential
overlay density at 13 units per acre, and live/work
developments throughout the plan area.

Homeowners
• Industrial Business and Property Owners
• Rentol Property Owners
• Commercial Business ond Property Owners

Residential Tenants
Community Service Organizations

Citizen participation was Il critical part of the
Westside Revitalization Program. The City wished
to encourage aU residents. especially those living
odjacent to industrial properties. to participate in
its planning process. In addition, other
representatives from the business community
were invited. The members of the Westside
Revitalization Oversight Committee consisted of
representatives of the foilowing groups:

WROC COMMrTIEE

Marrt cities face similar situations where
incompatible IMd uses are located side-by-side,
and where public safety programs are
consistently being impacted by a high demand for
services from concentrated problem areas within
the community. These problems often tend to
spread, thus impacting adjoining neighborhoods or
business areas. In August. 2003, the
Redevelopment Agency appointed 40 members to
the Westside Revitalization Oversight Committee
(WROC). The WROCs objective was to build upon
previous work completed by the CommlJllity
Redevelopment Action Committee (CRAC).
Through the efforts of an intense citizen
participation program, the WROC assisted City
Council/Redevelopment Agency in developing a
long-term vision for the Westside.

The public participotion process was based an the
premise that community planning begins with open
communication and the exchange of information
and ideas. With this exchange, a comprehensive
revitalization plan could be developed which had
bath effective actions to implement in the short-
term future and also broad public support.
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Council mf!lllber Gar)" Monahan

Figure58

COlillcillllemb.!r Linda Dixall

CITY COUNCIL
,l/uJOTAllan Jfallsoor

Commissioner Bruce Gorlich

CommissiOller James Fisler

Figure 5A

PLANNING
COMMISSION

Chair Bill PerkillS

On April 4, 2006, City Cauncif (Figure 58)
odopted the Meso West Bluffs Urban Plan.

On March 15, 2005, the Costa Mesa City Council
unanimously approved several revitalization
strategies aimed to improve the Westside. City
Council identified the Mesa West Bluffs Urban
Plan area as a live/work or residential overlay
area. The Zoning Map was amended on [deft
pending] to reflect this overlay zone for the plan
area.

On February 13 and March 13, 2006, Plalll1ing
Cammission canducted public hearings on the
three proposed Westside Urba.n Plans. The
Planning Commissian (Figure SA) reviewed these
plans at 0 total of five study sessions and two
public hearings and unanimously recornnlended
oppravol af the plan to City Council.

The Mesa West Bluffs Urba.n Plan area is
approximately 277 acres in size. Some major
roadways in the plan area include West 17'"
Street, West 18th Street, Placentia Avenue, and
Pomol'\ClAvenue, The Live/Work and Residential
Overlay Zone in the Meso. West Bluffs area is
identified in Figure 9.

Adoption of the Urban Plan

Mesa West B/llffs Urban Plan Area

IDENTIFICATION OF MESA WES~_
BLUFFS OVERLAY ZONE/URBANPLAN
AREA, .~." _" ~ ...:..~'._~•.~; ,:.-;:;---'""'..-:".:~~.." ~~~
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OBJECTIVES OF URBAN PLAN,

Purposeof OverlaYZoninq

Overlay zoning is a useful tool in promoting the
long-term goals of the Mesa West Bluffs Urban
Plan. By giving a plan the weight of 101'1, an overlay
zoning district helps el'\S1Jre successful
implementation of the plan's strotegies. The
overlay zone opplies zoning provisions to the Mesa
West Bluffs Urban Pion GreG. When activated by
an approved Master Plan, the underlying zoning
district is superseded by the zoning regulations
of the Mesa West Bluffs Urban Plan, unless
otherwise indicoted.

The Mesa West Bluffs Urban Plan does not
propose orry major intensificatian of land uses.
The emphasis is on improving the Urban Plan area
by providing visual enhancement and encouraging
the development of live/work units or residential
development within the plan area. Thus, future
traffic will be supported by the Generof Plan
roadway network.

With regard to the Live/Work Lofts or
Residentiol Overlay Zone. the Mesa West Bluffs
Urban Plan implements General Plan
goals/objectives/policies for mixed-use
development and new residential development by
regulating allowable land uses and development
standards.

The objectives of the Mesa West Bluffs Urban
Plan include:

Identify development regulations to realize
the vision of the Urban Plan. These
regulations address mixed-use development
standards as well as public streetscapes and
urban design improvements and amenities.

• Prollide a Land !.Ise Matrix of allowable
uses for live/work development that
recognizes the development potential of the

(AmMd9d by CoUJX:I ReS<). No. 09-5300 Juty 2l. 2(09)

plan area and need to serlSitively integrate
new development with the surrounding areas,
and therefore, promote both resident and
business community confidence in the long
term.

Encourage the construction of Lil'e/Work
!.Inlts that combine residential and
nonresidential uses in the same unit without
exceed"ng the development capacity of the
General Plan trorlSportation system.

Attract lMf'e residents aJld merchants by
allowing mixed-use development in the form
of a live/work loft, which offers first floor
retail/office uses and upper story living
spaces in the same unit.

• Encourogf! adaptiw: reuse of existing
industrial or commercial structures, which
would result in rehabilitated buildings with
unique architecture and a wider army of
complementary uses.

• Stimulate impfYIllelTlentin the Mesa West
Bluffs !.IrbaII Plan area through well-
designed and integrated urban residential
development thot is nontroditioool in form
and design with flexible open floor plans and
which complements the surrounding existing
development.

Meet demand for a new housing type to
satisfy 0 diverse residentiol populotion
comprised of artists, designers, craftspeople,
professionals and small-business
entrepreneurs.

• Promote new type of urban h=sing that
would be target-marketed to people seeking
alternative housing choices in an industrial
area. An urban loft would be an alternative to
o traditional single-family residence, tract
home, or small-lot subdivision.

Enc()IJragethe design and development of
urban residential structures reflecting the
urban character of the surrounding industrial
context both in the interior and exterior
areas.

• Encouroge quality live/work dewlopment
which promote business activity through work
spaces and amenity areas ond which are
distinct from residentiol rofts/life-style lofts
in design and function.

Figure 6: Artist
RUltfering of Q

LivVWarlrUnit

Figun 7:
Artist
RUltfuing of
four-story
residentioJ
building

Figure8..Section
Drawingof 0 l.ive/Work
Unit,showingot-home
businesson theground
floorondlivingoreo

MElAWUT BlIft Urban Plan

AT-HOME BUSINESS
DR STUDIO
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GENERAL PLAN AND ZONING

The Mesa West Bluffs Urban Pfoll o.reQ is
characteri:zed by 0 wide VlIriety of Iond uses. The
pion aree. is composed of the light Industry
Generol Plan land use designatil)fl.

The plan area consists of the following :zoning
dassificotions:

CL- Commerciol limited
MG- General Industrial

The General Plan lond use desigoatiorlS (Figure
9A) and :zoningclassifications (Figure 9B) in the
urban plan area are shown on the following pages,

EXISTING LAND USE CONTEXT

The Westside's primary uses are single- and
multi-family neighborhoods, and industrial uses.
The single-family neighborhoods are located
north and south of 19'~ Street and. in some areas,
are undergoing increased renoVlltion activities.
MultHomily neighborhoods are found throughaut
the Westside. with a substantial number of units
both north and south of 19'" Street. The
industrial oreas of the Westside o.re
concentrated south of 19'h Street and along
P)ocentia, north of 19'h Street. Industrial
properties are experiencing lowvacancy rates and
strong property values.

The primary uses in the plan area include light
industrial uses and some local businesses. There
are approximately 400 nonconforming residential
units (general estimate only) in the plan area,
Some existing industrial buSinesses and
residential uses in the urban plan area are shown
in Figure 10.

---------

Ft"gIJre10: Collection of site photos of /YCsidential
structures tlIId existing industrial bllsine.sses in Mesa
West Bluffs Urban Plan area,

I\IIAWElTBlm Urban Plan
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Week 9-11

Week 14

Week 4

Week I

Week 5-8

Week 12-13

Timeline:
About 4 montbs

PROJECT SUmmTT AL

If denied, six months before similar
application can be submitted

Master Plan for Mixed-Use Overlay Project
r pIon pracess ond

!'lUSTER PLAi\' SCREENL"Gprocessing time.
BV

CITY COm'CIL

I
PROJECT SUBMITTAL:

Master Plan

I
I

Application deemed complete Application is missing information

I
Mitigated Negative

Declaration prepared

I
Public Review period

I
Planning Commission

Public hearings scheduled

I
Master Plan approved Master Plan denied

I
Appeal period observed

Figure 11.. Flowchort of
moste
overage

In accordarlce with City procedures, the Planning
Commission reviews and cOrl$iders Master Plarls.
Refer to Section 13-28(g), Master Plan. of the
Zoning Code regarding the review process for
preliminary Master Plarls and amendments to tne
Master Plan.

It is the express intent of the Meso West Bluffs
Uroon Pion to ollow existing industriol ond
commercial businesses to continue to operate and
expand consistent with existing General Plan and
~oning requirements. Opportunities for live/work
or residential development in the Meso West
Bluffs Urbon Pion oreo involve properties that
may be redeveloped. rehobilitoted. or adoptively
re-used.

The land use regulotions for ollowoble
development may only be activated through on
approved Master Plan (Figure 11). These specific
development regulations Supersede those of the
underlying zoning district (e.g. commercial and
industrial). unless lltherwise indicllted.

Live./lvllrk and residential development proposed
in the Mesa West Bluffs Urban Plan areo requires
approval of a Master Plan pursuant to Title 13,
Chapter II. Planning Applicatians. of the Costa
Mesa Municipal Code. Applicants shall submit a
screening application for consideration by City
Council at a public meeting. No other concurrent
application for development may be submitted for
processing until City Council comments on the
merits and appropriaterle5s of the proposed
development are received, Other than making
comments, no other action on the screerling
application will be taken by City Council.

PLANNING PROCESS

Deviations from the Mesa West Bluffs district's
development standards (as snown in Tobles AI-A3
of the Mesa West Bluffs Urban Plan) may be
approved through the Master Plan process
provided that specific findings are mode pursLlOnt
to the Zoning Code,

(Amended by Council Ruo. Nll. 09-S3 on July 21. 2009)
PAGE 6
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DEFINITIONS

Live/Work Vnit.'" A mixed-use deyelopment
composed of commercially- or industrially-
oriented joint work and liying quarters in the
same building, where typically the primary use is a
place of work and where there are separately-
desigt\Qted residential and work areas. A
liyeJwork unit consists of the following: (0)
living/sleeping area, kitchen, and sanitary
facilities in conformance with the Uniform
Building Code and (b) adequate work spllce
accessible from the livingarea, reserved for, and
regularly used by the resident(s).

Master Plan. The overall development pion for a
parcel or parcels, which is depicted in both a
written and gNlphic format.

Mixed~use development - I-forizonfol. A type of
mixed-use development where nonresidential and
residential uses are located adjacent to one
another on the same or adjoining lots of the same
development site and are typically sited in
separate buildil'lgs.

Mi)(ed~use development - Vertical. A type of
mixed-use development where nonresidential and
residential uses are located in the same building
and where tne dwelling units are typically located
on tne upper levels and the nonresidential uses on
the iower levels.

Mixed-use overlay zoning district. A zoning
district superimposed over a base zoning district,
which modifies the regulations of the base zoning
district to allow mixed-use development. The
provisions of the mixed-use overlay district shall
be distinct from and supersede, in some
instances, tne zoning regulations of tne base
zoning district wnen activated through on
approved Moster Plan,

(AlI16nd9d by Council Rltso. No. 09·53 on July 21, 2009)

Nonresidentlal component. Areas of the mixed-
use development including, but not limited to,
commercial/industrial buildil'lgs, work spaces,
storage areas, public spaces, and parking areas
primarily or exdusively used by the tenants of
the businesses.

Overlay Zone - Zoning district that applies
another set of zoning provisions to a specified
area within an existing zoning district. The
overlay zal'le supersedes the zoning regulntians of
the base zoning district, unless otherwise
indicated.

Residential component. Arens of the
mixed-use development, induding but not limited
to, buildings, habitable spaces, common spaces,
recreational facilities, and parking arens primarily
or exdusively used by the residents of the
dwelling units.

Residential Loft - A residential loft is a
multiple-family residential dwelling unit with an
open or flexible floor pion designed to
accommodate a variety of activities. including a
but not limited to living, sleeping, food
preparation, entertaining, and work spoces in a
single housekeeping unit. Residential lofts can
include multi· level townhomes and single-level
stacked flats. Residential lofts typically have
floor-to-ceiling dimensions in excess of 10 feet
and may have open ceilings with exposed duct
work, overheod lignting, fire sprinklers, etc.

Urban Plan. An implementation document
adopted by resolution by the City Council tnat
sets forth development stondards and lond use
regulations relating to the nature and extent of
land uses and structures in compliance with the
City's General Plan. An Urban Plan is designed to
establish the vision, development framework. and
historical/local context for a specified area.

"[Refer to additional distinctions between
live/work units and residential lofts on foliowing
page.]

I\IIA wmBlIHI Urban Plan

Figure 12: Photos of mixed-use development projects in
other Orange County cities.
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ADOPTED APRIL 4, 2006

LIVEIWORK UNITS

Live/work units feature a building type that
provides both employment and housing in an
integrated unit. As a hybrid af livingand working
quarters, live/work development contributes to
the diversity of Jond uses by spatially
transitioning areas among industrial, commercial.
and residential land uses.

There are many different farms of live/work
units. The upstairs living/bedroom areas of a
mom-and-pop store, the apartment of a lawyer
next to his/her office, ond the livingquarters of
an hair stylist above his/her sulon are all
examples of live/work units,

The Urban Plan offers flexible development
standards and consideration of deviations from
these requirements to encourage live/work units.
To promote this new type of urban housing,
live/work units will typically not feature the
same extent of open space amenities (i.e.
swimming pool areas, common meeting rooms,
barbeque/picnic areas, and private balconies) as
those amenities required in a residential
developmellt. In fact, in exchange for higher
densities and development flexibility, the Urban
Plan allows minimal open spoce amenities.
Increased densities (i,e. 15·20 units per acre) and
up to 1.0 FAR are promllted in live/work
developments.

A fundamental challenge of creating viable
live/work units is ensuring that the live/work unit
does not become a purely residential use, lacking
adequate common and open space amenities. In
other words, there must be a reasonable
expectation that business activities will occur
within the work space, and therefore, the unit
would not be exclusively used as a residence.

Live/work units are typically designed for one or
two adults, not for families. Compared to
residential uses, live/work units would therefore

present a reduced demand for multiple cars, open
space, and parking.

RESIDmTIAL REVERSION OF LIVE/WORK
UNITS

Reversion of live/work units to residentiol lofts is
expressly discouraged. Developers should
consider and integrate the following elements
into a live/work development:

WORK SPACE VIABILITY: Does the
project feature a work space for
business?

• LIVABILITY: Does to, live/work
development create 0 small business
community where social interaction
through common areas, courtyards,
pedestrian plazas. and common meeting
facilities is promoted?

COMMERCIAL VISIBILITY: Does the
live/work development feature "gorage-
style- doors consisting of window panes
that rall-up to reveal the interior work
space, Jarge view windows, or other design
solutions which showcase business activity
in the work space orea?

• FlJNCTIONAUTY: Are work spoces and
living spaces distinguishable, either
through visibility by the general public,
separate entrances/exits, or other
means?

RESIDENTIAL REVERSION: Is there a
reasonoble expectation that business
activities would occur in the work space
and that the live/work unit would not
likely revert to a residential use in the
future?

I (Amended by Coond1 Rasa. No. os-53on July 21, 200S)

RESIDENTIAL LOfTS

Residentiol lofts in the Mesa West Urban Plan
areas are limited to 13 dwelling units per acre.
The primary purpose is to serve as livingquarters
and not for commerce.

Therefore, in contrast to a Jive/work unit, these
residential lofts will provide greater
opportunities for spontaneous interaction among
residents as they come and go in "interactive
"paces" such as common courtyards, atriums,
swimmingpool areas, and other amenity areas.

In summary, a residential loft will appeal to a
traditional homebuyer without a small business,
Oftentimes first-time homebuyers, young urban
professionals, and couples without children
gravitate towards residential lofts as their initial
home purchase due to their pricepoint and
lifestlye amenities.

IMPORT ANT DISTINCTIONS
BETWEEN UVE/WORK LOFTS AND
RESIDENTIAL LOFTS

DENSITY:

• Residential lofts are limited to a density
of 13 dwelling units per acre.

Livdwork development may be
constructed up to 1.0 FAR, provided that
the proposed project is within the
General Plan circulation system. This may
result in 15·20 live/work units per acre.

hIlA WEsl8llfR Urban Plan

OPEN sPACE:

Residential lofts at 13 du/acre must
include a millimum 200 square-foot open
space area for each unit.

• Uve/wark units are not required to have
the same level of open space amellities
(i.e. swimming poot areas, common meeting
rooms, barbeque/picnic areas, and private
balconies) as those amenities required ;11 a
residential development,

PAGE8
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L1VE/ WORK lOFTS
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IllUSTRATIVE PE SPECTIVE
L1VE/ WORK LOFTS
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PUBLIC STREET

ILLUSTRAllVE PLAN
LIVE! WORK LOFTS

PROJECT SITE: 1/2 ACRE SITE

PROJECT TYPE: 2,200 sa.FT. LIVE I WORK LOFT

NO. OF STORIES: 3 STORIES

NO.OF UNITS: 6 LIVE! WORKlOFTS

650 sa, FT. WORK SPACE (GROUND FLOOR)

1,550 SOFT. LIVING SPACE (UPPER FLOORS)

PARKING: 21 PARKING SPACES
(EACH UNIT HAS SINGLE CAR GARAGE)

MAXFAR: 1.0

RESIDENTIAL SPACE

CIRCULATION SPACE

PARKING CIRCULATION SPACE

PARKING SPACE

LANDSCAPE

MAINTENANCE SPACE
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ILLUSTRATIVE EXHIBITS

The live/work concept of mixed-use zoning has its
roots in two Ideas. which are applicable to the
Mesa West Bluffs Urban. Plan area.

••

A' ~. ~'-----.>--,,-~i
.- .- i=

•

FIgure:13: IlllJSfrf1ti~ t:xamplt: of livt:/work units (6 units for 0.5 acre site) with working
spaces and living are:as canfaine:d within a singll! unit.

t acre
live/work loft
3 stories
6 live/work lofts

2.200 sq.ft.

650 sq.ft. Work Space
1,550 sq.ft. liVing Space

Max 1.0 FAR

21 parking spaces
(Eoch unit has single-car
garage)

Unit Size:

LIVE/WORK ILLUSTRATIVE
The following live/work development (figure 13)
may be representative of Jive/work projects
constructed in the plan area.

FAR:

In a live/work unit, the living portion is typically
located in the upper floors, The work space is
separated by a wall (sometimes glazed or fire
rated) or a floor. This separation minimizes
exposure to hazardous materials or high -impact
work activity.

Project Site:
Project Type:
No. of Stories:
No. of Units:

Parking:

I
The first was the creation of a "Main Street"
shop front by an at-grade townhouse with the
first floor designed for commercial purposes. In
the shop front. separation between work and
living is usually the first floor ceiling.

The illustrative prOVides an example of
development that could theoretically be built, in
conformance with the General Plan and the
development standardslzoning regulations of the
Zoning Code and Mesa West Bluffs Urban.Plan.

The second idea was the converSion of industrial
uses into artist lofts. This may includO?
construction of townhouse projects and
courtyard lofts in industrial areas, Loft units
usually have no physical separation between work
and livingareas.

The ;'Iliustrative Perspectives- is an example of a
live/work development project. These renderings
are for illustrative purposes only and are not
intended to represent a preferred or
recommended design.

A live/work unit is what most people imogine when
they picture a typical "artist loft". The live/work
concept meets the needs of those who feel that
the proximity afforded by live/work is important,
but who would nevertheless like some separation
between living and working spaces. This
separation can be met by locating residential uses
above commercial/industrialuses, or in an entirely
separate building located on the same property.

ILIVE/WORK UNITS

PAGE 9



Off-Site Amenities (PublicRealm)

g_ Useable common open space with
amenities. such as a tot lot. swimming
pool, outdoor recreational facilities.

h. Community garden areas and meeting
areas.

I. Additional landscape materials that
exceed Zoning Code requirements in
terms of number or size. For
example, exchanging required 1-gallon
plants for 5""90lJonplants,

j. Provision of landscaping that consists
primarily of California native species.

k. Upgraded windows ond exterior doors
for noise reduction and energy
conservotion.

I. Other amenities that enhance the
project and the overoll neighborhood.

ADOPTED APRIL 4, 2006

DEVELOPMENTSTANDARDS

The land use regulations for allowable live/work
and residential development are activated by a
Master Plan. The development regulations of the
base zoning district shaJi be superseded by those
contained in the Mesa West Bluffs Urban Plan,
unless otherwise noted (Tobles AI~A3,
Development 5tandords).

DEVIATIONS

A Master Plan is required to activate the zoning
provisions of the Urban Plan. An approved
Master Plan will allow new construction that does
not fully meet oil the applicable sections of the
Zoning Code and Urban Plan requirements.

Thraugh the review process, the oppJicont must
demonstrate why strict compliance with current
requirements is either infeasible or unnecessary
for the proposed project.

Deviations from development standards may be
granted thraugh the master plan approval process
with consideration to existing development
configuration, compatibility of adjacent uses,
inclusion of pedestrian-oriented space, and/or
inclusion of amenities along the street side,

Pursuant to Section 13-83,52(d) of the Costa
Meso Municipal Code, a deviation from mixed-use
development standards may be approved through
the master plan process provided that the
following findings be made:

1. The strict interpretation and application
of the mixed-use overlay district's
development standards would result in
practical difficulty inconsistent with the
purpose and intent of the General Plan

(Amen(/gd by Coun;;!l Re80. No, 09--53 on July 2 t, 2009)

and Urban Plan, while tne deviation to tne
regulation allows for a development that
better achieves the purpase and intent of
the General Plan and Urban Plan.

2. The gronting of the deviation results in a
mixed-use development which exhibits
excellence in design, site pluMing,
integrotion of uses and structures and
compatibility standards for residential
development.

3. The granting of a deviation will not be
detrimental to the public health, safety,
or welfare, or materially injurious to
properties or improvements in the
vicinity.

Additional on-site and off-site amenities
contributing to the project's overall design
excellence may enable appropriate findings for
approval of the requested deviations to be mode.

In exchange for QIl'(deviation from any current
standard. the project must provide quality
environments and substantial amenities, which
may include:

On-Site Amenities (Development Lot)

a. Pedestrian·oriented plazas,
courtyards, atriums that provide
"interactive spaces" for residents.

b. Common meeting room facilities in
which business assistance/facilities
would be provided in a live/work
setting (Le, Live/work incubators).

c. Shared garages instead of carports
for greater security,

d. Compliance with the City's Energy
Star Program for residential
structures,

e, LEEDCertification.
f, Green Technology features (green

decks, green roofs. irrigation with
reclaimed water, etc.)

b.

,
d.

f

g.

Undergrounding of utilities in public
right-of-way.
Streetscape improvements including
planting materials and street
furnishings.
Decorotive crosswalks consisting of
stamped concrete, povers, or brick.
Light standards with conesive design
theme.
Monument signage for community
identity.
Landscaped medians and landscaped
planters in public rignt-of"way.
Repair/replacement of sidewalks in
immediate vicinity of project area.

PIllA WEIr IIlI:n Urban Plan

Required Findings for Deviations from
DevelopmentStandards for live/Work Units

In addition to on-site and off-site amenities, the
City will require a finding in support of requested
deviations from the development standards for
live/work llnits. Specifically, the finding will
indicate that granting the requested deviation(s)
will not make the live work unites) more suitable
for use that is primarily residential.
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ADOPTED APRIL 4, 2006

Table AI:
11ve/Work and
a,.idential Standards

TABLE AI:
LIVE/wonK A:-"D RESIDE:>ITL-\L DEVELOI'~I~;C'oIT STANDARDS

(&e also add!IJfm~/ d.,,,/ap,"'''' .llm"iar<!. ","cjfic 10/r.eA''OI"k de\doplII'!I>I,' (Tobl~ A2J ami re.Jdelllia/ d<veJapmt!'" (Table A3JJ

MESA W.:ST HLliH-S l:RBA:"I PLl,N

OEVlCLOPMEj'I;T STANDARDS

Overalll:luilding Heig.'lt ?>1axim"m 4 storieslW reel, Roof gardens·'terrace, shall not be considered a story.

2. Lofts, as defmed in Section 13,(; oflhe Zoning Code, wilhout cKterior aCCeSS
and having only clerestory windo\\'S will not be regarded as a Slory,

Anios Allies shall not be heated or cooled, nor contain any electrical oullelS or operable
windows. Allies above the maxim~m numbo: of stori~s shall b••an integral pa"
of !he .lrolildingroolline and nol appear as an additional SlOT)'on any building
elcvallon. Window", in any attic spllOCabove the lllitXimum number of stories
shall be ineid""taIl11ld limiled to a donner §lyle_

Bluff Top Selaack ~o building or SI1UCUI'"closer than 10 feet from bluff cresl (see Sectilllt 13·]4
Bluff- Top Dev~lopmetll)

Disam:e between main buildings Minimum 10 fOOldistance between main buildings 011the same sile.

Dis:anre betw=t acoc:sso<y slruclwes. Min;mwtl 6 fOO1distance belw'''''' 1lCCe:S!lOl)"SlnIetItre< and rrJtin buildings.

POOLSA:"OOSPAS

Abo"e-ground pools and spas shall nOi be \ocaled in the required front setback from a public Wee! and are subject to rear and side
yard setbacks for main stwclures. Additional se,backs mal' be applicable PUl!ilWIlto l,;"niform Building Code requirements.

PROJECT10/l;S ()tu;mllm depth of proJections g"'en)

Roof Or EO"", Ov.mang; Awning 2 feet 6 inclles into :-tquired side se1back or building SCJI1IllItionarea.
5 feet into required front or rear setback.

Open, unenclosed stairways. 2 feet 6 inches into roquired setback area,

Chimneys 2 reel above m,,,im"m building height
[,ireplaees 2 reet into required setback or building scparation area
ADDlTlO"OAL DEVELOI'~1ENT STA!'\l)ARIlS

Common 1l11erestDevelopmenlS Required for ail residenti,l or live/work dcvclopmel11s.

Window Placement Window placement should mke into nCCOLlnlsurrounding land uses, Clerestory
wmdowsshould be used in areas where there are pri,'acy or "iew COncernS.

Building ~iaterials A varie!)' of building materials shall be jneorponued into the design of the
exterior e1e''lltioos.

r.BA WEll BlIfR Urban Plan

TABLE Al (Continued)

LlVF1WORK Aj'I;D RESIDENTIAL DEV[·LOI"1E .•••.T STANDA IWS

(S•• aiso otidifj""a/ diNe/opmeno >/omk •.d.' 'Pecij1c '0 ij,~!w()rk <kv<iopmem, (Tabie All ami rcsidem!ol dew!lopmenl [Table A3].)

MESA "'EST IIUJFI'S URBAN PLAN

Mechnnieal Ventilation All units shall be mcchanieaily \'enlilmed,

Residential Noise Levels
, Residential in~erior noise levels must be met for interior residemialliving
spoces. Residenlial exterior noise le"el, must ~e melon all private patios, upper-
story decks, and balconJcs. However, msidenl,ai extenor nOIse levels do not
nm to be Sllti<fiedon roof-top decks.'tel11lCesor in common 0P"" space areas.

2. :O;oisestUdy ..qui"'" with project appliealion to document onsile no;';" levels
f.'om S\llTOunding land uses-

Onsltc Pri''lUe Rccrtational fa<:ilities ProviSion of onsi'e pm .• l. n=eatiooal facilities !bat are designed for the
IIIltieillated dcmogrBJlhio profile of the resido:nlial de'~lo;Imenl

G•••' Garages are requi,ed to be """d for vcilicle swmge.

Tandem Garage Porlring Minimum 100fOOI••••ide x 3g.foot loog interior dimensions for garages
containing t•••••o tandem parlcir.g,;puo:cs

"otice
In conjunclioo "ith !he sale ofa.~r uni!, adequate notice shall be gl,'en of:be
existing smrounding indusui81land uses, includio~ bUt n~ limited to,
operational char7oCtcristiOSsuch as hours of opcr3llon, del",ery schedul""
ouldoor aCli,ities, noise, and odor generation.

Olher Mixect.l,;se De,'elopmcnt The ~1esa WOSlBluffs Lrban Plan emphasizes livclwort< units 0' residential
development. If other typos of mi,ed-use development is propose? (i.e: ,'erti~l
mi,od-use development with groundfioor retail and upperl"loor res,denllal umtsj,
referto the 19 West Urban Plan o,SoBECA Urban Plan for relevanl mixed-use
development standards.

DEVIATIONS
Devilllions from (levelopment standards may bo granled through the mast •• plan
aPilrovai process wilh consideration to the inclusion of on-silc and off-site
amenities which may justiFy the deviation. See p"ge 10 of Urban Plan,

(Amended by Council Re.so, No. 09-53 on July 21, 2009)
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ADOPTED APRIL 4, 2006

Table A2:
Live/lIbrk Standards

TABLE A1:
LIVE/WORK DEVELOP~IE'.r'T STA.~DARDS

~lESA WEST BLUFFS URBA;~ PLA:"l
DE\'£LOP:\I'L''T Sl'AKDARDS

{Su olso TtJb/~ A I (or addi/il»ltllli .•••A.:ork. tkY<e1 n/ srtmdaros'.

Minimum Lot Size I\one

Minimum Size of Work Space 250 sq<:are feel

·(Work space excludes bathroom, kilchen, balcony!mezzanine" and/or
haliwayBreaS.)

Maximum floor Area Ralio for mixed-use
development project (e.g. live/work units)

0 Commercial Base Zolling District '.0 fAR'

0 Industrial Ba,e Zoning DiWkt 1.0 fAR'

"IMPORTANT SOTE: The overall density/intensity ofpropo,ed developmellt
is dependent on many fllClors and not ,ol~ly the maximum allowable fAR. e"
e>;ample, thc fAR and vehicle trip generation work in concert to ensure thai the
proposed developmellt does 1>0\exc:eed toe capacity (If the Genernl Plan
circnlalion 'YSiem. Thc:refore, tOe maximum all(lwable F."J< may be lower loan
1.0 FAR, depending uplln llle capaCily allowed by the General Plan circulat;on
system Additionally. site plan la)·oul, parking ""luire.-nen!S, and building
desigIl are other important ,'ariables. See. piI&"I~lfor JOOIl:discussion.

DevellJlllIlCl'l Lot Covcroge Maximum 90%

Open SplICe(lfDe'.-clopmalllol MiIJiI:1um lll"/O
(Ibis miIJimum open space roquiremenl suietly applies 10 !be Oyenill
d«elopffiOll I(\{are:! and does 001 include a:eas aha"e grad. SlId! "-' upperl\oor
baJcooies, I"'tios. and roof decks)

FRONT Bl:JLI)..TO-U"EAI'i"D SETBACKS FOR "IA1~ BtoILDI~GS ,\I'i"O ACCESSORY BUlLDI"GS

Minimum distances gi~en, unless otheo-ise ooled. All setlmd:s from streets II)de,-.Iopmeru 100 •••• m<asUIed from the uhim81e
property line soo"" on the Ma<ler Plan ofHigh\''-.yS. Increased side and <ear SClbacks may be requirnJ pursuant 10 Unifonn
Building Code requiremCf\iS.

Front Build-T<l-Line

0 Abuuing public Sireet lJuild-To-Line of I 0 feel alons all publ ic slreet5

SiJe Sellxtek

0 Interim o feet

0 Abuning a public street 10 feet along Whinier A,'e,. Wallace SI., Pl.centi. St, P(lmonn Ave" Anaheim
Ave., w. 16" St, W. 17'" St, W. IS" SI., and W, 20th ~"t.

j feet fOF all other SItttl<

0 Aboning a publicly-dedieated alley
H~

0 Abutting ,,,,,idential >nne

"'~

MEIA WUT BLI:n Urban Plan

TABLE A2 (continued)
LIVE/WORK DEVELOPMENT STANDARDS

MESA WEST BLLfFSl'RB.'\.'\PLA!\
DEVELOP:\IE/Io'T ST ANDA.RDS

(See a/so Table A I for addilional/ivelwork de.•.elapment standards).

Rear Selbaek

0 Abutting a public street 10 reel along all public steets

0 AbLllling residential zone 20 f~'<lt

0 '\11 oth~r rem I,ruperty line, o feet

PARKI!'o:G
I. Vthicle parking i<requirnJ either on-sile or 0" .notiler lot within ~ dhtance de::med .'CC:Pl.blc by the Planning Commis,io"
A reduction in the "chicle p:u-king ,.qui,em.nts sb~1I be delermtned as OLlllmed on Cuy of COSla \.1e", Procedure fm
De\ennining Shared Parking Requiremen15. ~ The parking redUCIi(lofor the mixed-use development prl)JeCl and may be .pproved
in conjunction with toe master plan apprl)\'aJ
2. Parking 5plICC!ishall be specifically desigruued fOf!CllSll1S lI.,d guests of l,vel,,'Ork unilS b.Y the u~ of pllsling, pa,·e.'1leIll
markings, and physical scp.arati(ln. The parking ll1'ClI~esigIl ~y incbde ~ usc: of a1~mtatl,'e pm;n~ lechmqncs 5Uch.llS
mechanized SllICked parking S)'SU:ms III Slllisfy parlung roqum:menlS, subJ"'" .to re''lCW .llIld appro,aI by ,lhe Planmog
Commission. Pmking design shall also coosida the lISCof sepmale mtrnnee:S ""d ""'!S, or a desi~ed lane. f,:,,"~dems, ~ lhal
residents llnl 001 waiting in Ho~ behind shoppas or mo~ Parking <lnIClUrt:Sshall be ardlueauraliy illiegnucd with lOe

projec:t design.
]. ParI.:'ngsuueturt:S shall be ~ from vi.,.' at streetle,,,1 md incIudearc!Utectural detailing. ~work, JaOOseape, orsimilar
,isual features t(l enhance the st..-oo faced ••. Sa'CCtling of parl;ing >tructw"Clevels aha,·. street grade IS encountged Ihrough tbe use
ohines Of archi:eeruml saeening detail rhat is eompalible "ilh the project.

(Amended by Cmmcil Reso. No. 09-53 on July 21, 1(09)
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ADOPTED APRIL 4, 2006

TABLE A2 (continued)
LlV EIWORK DEVELOPMENT ST Al'mARDS

MESA WEST BLUFFS URBAN PLAN
DEVELOP.vIEl\T STANDARDS

(See also Table A I [QI' additionallwe/work development standards).

l. Partlng requiremeru:!j for li,..,.twllrk units an: ba:sed OIl the type of

Lj,""""'m UnilS <:ommrn:ioll\nduslrial aetivitits Cl'lOductcd ill the work space. Additional
parl::ing may be requiml foT high ••. In'ens1ty li,..,.twor\:. units torI'IP"-<edto tbo5e
units which function Il$home businesses. Trnnsportnlion Sc:nices Di,isioo shall
dtlennine 1hc appropriale parl::ing J1l1es10 be applied to li.'eh'Ofk de\'elO[J1llCllt
on a =.b}~ basis, depending on 1hc allowable uses.

~1inimWIl parking requirements for livel",nrk units (with simil ••. funclilln to
home occupations) shall be applied Il$follows;

Li"elWork Unit Tenant Parking Guest Parking Space
Sp••• ('·)

To I,OOOsq,n, 1.0 space 1.5 space

per unil 11""u"it

To 2,000 sq.ft, U spaces 1.5 space

per unit per unit

To 3,000 "l.ll '0_ 1.5 SJl"""

per unit per unit

0.'''' 3,000 sq-ll 25 spa<:e> 1.5 <pare

per unit puunit

i. A.•••irn<d TFt"'''' Parltinc. 1'0 less than one o<wered, le08m as<igned parking
spaoe provided for each unit.

ii. The application of these parking requirements apply \0 "pennined" uses in
livelwork units. Any condition""y permil1ed uses may be sullject (0 additional
parking requirements depending On the proposed business ~clivities

rtIJA WEIlIRJIfI Urban Plan

TABLE A2 (continued)
UVErwORK OEVELOPMENT STA1'IO,\ROS

MESA WEST BLUFFS URBAN PLAN
DEVELOPMENT STANDAIUJS

(See also Table AI for additicmallh..vwort <k;-eiopmenl 'Iandards).

SIG!'\AGE:

A Planned Signing Prognun is mJUire<L Tom! •...••.of all freestanding signs may noI •••cced 50% oflOOll allowro sign area per
<l=t fi-on~epursuantto tilt: City's Sign Ordinance.

Building Wall Sign Wall signs shall 001 exceed one square fOOlof sign area for each Un••••. fOOl.of
building frontage or portion mcn:of.

f'ree..<anding Sign along Whinie.- Ave., ~1aximum 25 feet in height including the base.
Wallace St., Placenlia S'-. Pomona
A'·e .. Anaheim Ave" IV. 16" S'-. W.
17'" St., W. 18" S1., and IV, 20'" SI

Freestanding Sig" alnng~1I other public Maximum 7 reet ill height including the base
weeiS

Total area of all freestanding sig"s muy nO! exceed 50% of towl allowed sign
aRm per street frontage pursuanlto the City's Sign Ordinance.

(I.mended by Council Reso. No, 09-53 on July 21, 2009)
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ADOPTED APRIL 4, 2006

Table M:
I'BsidentiaJ. Ieveloprmnt
Sta.ndardB

TABLE A3:
RESIDENTIAl, DEVELOP~lENT STANDARDS

MESA WEST BLUFFS l.iRBAN PLAN
DEVELOPMENT STANDARDS

(Plea.,e see dso Table Ai /01' addilional re.\'idelilial dewl melil standards.'
Deosity Maximum 13 unilS per "ere

DevelopmeOI Lol Coverage "JID:imu,n 60 percent of Iota I iOIarea

Open Sp?cc

Developmenl Lol: !'.•.Jinimum 40 percenl oftolallot .rCa

Rc'Sidemial Open Space: Minimum 200 sq.ft. per dwelliog unil ofresidemial component

(This relluirement does not apply to he/work units)

Residential open sp',ce moy be any combination ofpri ...,.tc and common open space areas.
Common open .'pace may be dislribUleJ IhrollghoUllhe resid''Iltial componenl of the
mixed_use development and n,'Cd not be in a single large area Common o!>"n 'pace areas
may be smisfieJ by common roof gardens, common recrcationaUleisure areas, recreational
faci lilies fcaturing swimming pools, decks, aod ""<Jurigame facililie>. Private open sp"ee
may be providt'C1lor eacb dwelling unil above lhc fir't floor in the form ofa private patio or
halcony.

FRONT Bl:lLD-TO_L1"lE AND SETBACKS FOR I\IAIN BlJILDE\GS AI\D ACCESSORY BUILDINGS

Minimum di,tancesgivcn, unless otherwi,e noted, All s~backs ITom slreelS 10development lots are measured from tbe ultimale
properly line shown on lhe Mastcr Plan ofHighw"ys. Increased side and rear setbacks may be required pursu""t to uniform
Building Code relluiremcnt"

Front Build-To-Line

• Abutting public ,treet Build-To-Line of 10 feet along all pubiic street,

Side Setb2.ck

0 h'lerior O-fOOlselb2.ek on interior prOperly lines if struClure is non hahitnbk

10·1'00\ sethack if ,Irueture is habilable,

0 Ahullinga puhlic Slreel 10 feet along Whinier Ave" Wallace St, Placentia SI., Pomona Ave., Anaheim ,hc., W,
16" St., W, i 7'" St" W, IS" SI., and W. 20" St,

5 feel for all other .'I,eeIS

0 Abulting a publicly_
dedicated alley 5 feel

0 Abuni~g residential zo~e JO feet

Rear Selback

0 Ahuniog" public Sl,eel JO feet aloog all public streets

0 Abuning residential lOne 10 feet

0 All olhcr rear prnperty lines 51eel

tI6A wm 81m Urban Plan

TABLE A3 (continued)
RESIDENTIAL DEVELOP<\-lENT STANDARDS

,\1ESA WEST BLUFFS URBAN PLAN
DEVELOPMENT STAi\DARDS

(Plense see also (able A Ifor additional ,.e"idenlial development .1"I~ndw'd!!)

Parking Residential parking reqlliremcnts ,h"1I be"pplied p"rs"anl to Seclion 13_R7,Chapter VI,
Off-street Parking Requirements, oftl,e Zoning Code. An exception is made for residential
loft, ......11ere [he lollowing parkiag requirements are applied;

Residential Loft Parking Requirements:, 1,000 'quare feel Or less in size: I eoverej space and 0.5 guest space, More than 1,000 '"1uare feet in si"", 2 covered spaces and 0.5 guest space

Location criteria , Residential projcclS sno"ld be IOC<lIe<l;nproximily (0 exiSling residenlial
neighborhoods., Por residenli?] projecls that are proposed in a predominantly indust,ial area,
lhe following design considerations ,hould be "pplieJ;

L Proje<:1design should be "urban loft" in ehamctcr in both e~le,ior and
inlerior de,ign.

ii. Roof-top decks are encouraged,

iii. Orientation of ii""ing ",ea" including palio, ami dceb fJ"<JmulJUtiing
ind"Slrial properties,

iv, Units should he orienled tow.rds an intern,.] courtyard, ame"ities,
andlor recre"lional area,

Design Guidelines Compliance with Residential Design Guidelines

(Amended by CUUl1cill/eso, No, 09-53 OnJlIly 2 f, 2009)
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ADOPTED APRIL 4, 2006 MESAWElT BLIR Urban Plan

General Plan Canfo!'!]'l(l!!ce

The Mesa West Bluffs Urban Plan is consistent
with the following 2000 General PIoncirculotian
palicies:

It is anticipoted that as mixed-use projects
develop aver time in the plan area, overall vehicle
trip generation will decrease when compared to
more traditionally zoned and developed
properties in Costa Mesa.

Figure15: Exampleof structures inmixe(/.usedistrict
that are locatedalongthe Io-foat "buifd-to-line'with
parkingareassited behind the buildings.

CIR-JA.J6 Maintain balance between land
use and circulation systems by phaSing new
development to levels that can be
accommodate by roadways existing ar planned
to exist at the time of completion of each
phase of development.

Figure14: Subdivisionpatterns of mixed-use
development,whichpromotes pedestrian-friendly streets
and varyinglot slies to redlJcevehicle traffic.

Encourage General Planland
uses which generote high
traffic valumes to be located
near major transportation
corridors and public transit
facilities to minimize vehicle
use, congestion, and delay.

Encourage the integrotian of
compatible land IJSesand
hausing inta major
develapment projects to
reduce vehicle use.

CIR-JA.g

CIR-JA.8

tntef\5ity refers to the magnitude of vehicle
traffic activity generated by the mixed-use
devell;lpment. Successful mixed-use development
requires a critical balance of building area
(density) and vehicle traffic (intensity). The
Urban Plan intends to stimulate live/work and
residential development that bath provide for the
critical mass ~ exceeding the development
capacity of the General Plan transportation
system (Figure 14 and 15).

Maximum Allowable Intensify (floor-AretJ-RatiaJ
Intensity in mixed-use devell;lpment is measured
by f!l;ll;lr-areo-ratil;ls, which determine the
maximum amOlJntof mixed-use devell;lpment that
is allowed an 0 Il;lt I;lr parcel. Intensity is
therefl;lre nl;lt exclusively measured by the
number of dwelling units per acre I;lfland.

Density and Intensify afUve/Wark Development
The floor·area-ratil;l alld ~ehicle trip generation
wl;lrk in cl;lncert tl;l ensure that new li~e/wl;lrk
devell;lpments, as measured by average daily trip
generatil;ln, dl;l nl;lt exceed the capacity of the
circulation system.

DENSITY AND INTENSITY Of
LIVE/WORK DEVELOPMENT

Fl;lr live/work units, any increase frl;lm the
maximum 1.0 FAR (up to a maximum of 1.25 FAR)
may be approved if appropriate findings can be
made related to excellence in design. site
pfenning. integrntil;ln I;lf uses and structures and
protectil;ln I;lf the integrity I;lf the neighbarhl;ll;ld.
These findings are described in Article 11.
Mixed-Use Overlay Developments, of the Costa
Mesa Municipal Cl;lde.

Table B prl;lvides maximum FARs for live/work
development in the plan area. Figure 15 is a
prl;ltl;ltypical illustratil;ln I;lf a live/work unit
featuring an at-home business or studio.

Table B
FARs fQf' Uve/Work Units

Development Commercial Industrial
Standard Base Zoning Base

District Zoning
District

Maximum Floor- 1.0 FAR 1.0 FAR
area-ratio for
live/work
development

Vehicle Trip Generation

PAGE lS



ADOPTED APRIL 4, 2006

Project Troffic Ana/vs,s & Annual Traffic
Monitoring

In conjunction with each Master Plan submittal,
Tronsportation Services staff will analyze the
fallowing: (a) the proposed development project's
anticipated traffic/circulation impacts on the
surrounding circulation system; (b) the project's
consistency with the City's traffic model for the
affected traffic analysis zone (TAZ). (c) trip
generation characteristics of other 1000duses in
the TAZ, and (d) any appropriate mitigation
measures for significO/lt traffic impacts that are
identified. If needed, Transportation Services
staff may require the applicant to provide a
supplemental traffic analysis.

Additionally, through the City's annual
Development Phasing and Periormnnce Monitoring
Program. Tronsportation Services staff will
monitor trottic conditions of the affected
trottic analysis zones for the plan area to ensure
that trottic generatian assumptions are correct
and that the circulation system is operating
consistent with adopted Master Plan of H;ghways
and General Plan goals and policies.

Figure 16: Traffic analysis j!One5.

•••,,,.•. ,...." ,,"

MEu MIl BlJR1 Urban Plan
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ALLOWABLE USES

A variety of small-scale services are encouraged
with limited larger offices and commercial uses
being permitted in ground-level units. No
proposed nonresidential uses shall be designed or
operated so as to expose residents to offensive
odors, dust, electrical interference. ond/ or
vibration. Proposed new development will be
required to provide orlSite mitigation of impacts
associated with surrounding nonresidential land
uses,

The land use matrix shown in Table C provides a
list of permitted ond conditionally permitted in
mixed-use development. including live/work units,
Similar to the role of a land use matrix in Planned
Development Commercia) (PDC) and Planned
Development Industrial (PDI) zoning districts,
the Urban Plan land use matrix provides a distinct
listing of allowable uses that is customized for
mixed-use development projects.

For example, uses permitted by rigl1t in a mixed-
use development are considered compatible with
residential uses on the same development site.
These permitted uses may include artist studios,
retail stores, neighborhood grocery stores.
coffee/sandwich sl1ops, and neigl1borl1ood dry
cleaners. Conditionally permitted uses may
include pl1otograpl1y studios, pl1ysical fitness
facilities, dance studios, or movie theaters.

Given that tl1e overlay lone provides for
development of live/work units and residential
projects, any otl1er type of mixed-use
development (e.g. horizontal and vertical mixed-
use development without 0 live/work component)
requires a conditional use permit in the pion area,

LAND USE MATRIX
P= Permitted, MC = Minor Conditional Use Permit, C= Condillonal Use Permit
LIVBWORK UNITS

• AJ.1i~ts,craft;P~I';;OIlS,;culptme ;;tudios (woodworking, fnmitllre p

restom1ion, pninting, cer~nucs, erc.)

• Bmllel' ~nd beauty shops P

• CMeting p

• Conllllmi~l ~rt, gl'~phic design, website designers P

• Computer and d~ta processing p

• Leil~L EllilllleeJlnll:: AJ.'Chitectural: ~lld SlllWVlllil smice; p

• Offices: Profession~L centl'~l ~dl\\in .. 2enemL seli'ices to bmineS'i
p

• Photocopying; Blueprinting nnd rel~ted sen'ice.~ photo fmi;hing P

• Prin1ing ~lld jJublisluJlg P

• Offices: l\\e(lic~lldentnl MC

• Photo21<l )11,,: Commercia! }'1C

• PhOt02111Jhv: POltmit Stndio }IC
• Recording .nl(lios Me
• Studios: D~l\ce; }'1m1ial mts; Music, Yoga, etc. },.fC

• Ret~il Store C

• Fumil1u'e repair and refmi"hing with inciden1al SHies C

VERTICAWfORlZONTAL "'ITXED·USE DEVELOP:-.m WIlROUT A LIVEiWORKCOMPONDIT REQulRE A
COj\llmO;\,AL USE PER'IIT IN mE limA BLlJ"FFStiRBAN Ptfu\l AREA

I. Pur.\uam to ~ll ~pp!'avedllt1\ter pbll which >pecifie\ lhe>eopemtlOlt11ch~r8'te.ti\lic,>Anel'orlo~miollof (he b\l\i11<:\\.
1. All Olll<:l'U>eSnot lpo:cifiedilllhil wble are eilherprobibiledorll11Y require a ConditlOll.11u~: P<:llIut,as de<:lll<:dby die
l)(ydopment Smlce,> Director,
.\ A] oril<:!'zoniup:c1~\,ificatioll\.not ,>pedfied IIIrhl'>t~bJeare not cOlllp~tibl~\\'ith orel'!llYdi~trict.

MEsA.WESTBtm Urban Plan

Figure 17:
Examples of
businesses
that maybe
established
as jive/work
units,

Notes: Laundry/dry cleaners of/owed in a mixed-use
developmetlt refer to neighborhood drycleaners and not
commercial drycleaning plants involVinglarge scafe
hazardous solvents storage and chemical use,

PAGE 17



ADOPTED APRil 4, 2006

Master PlanLand Use Matrix

A Master Plan is required to be approved for all
development projects proposed in the overlay
zone. As part of the Master Pion opproval. a
project-specific land use matrix of permitted,
conditionally permitted, and prohibited land uses
will be identified by refining the listing shown in
the Urban Plan land use matrix.

A developer may choose to refine this Urban Plan
land use matrix by identifying ceMain permitted
and conditionally permitted uses for the specific
Moster Plan proposal. This "Master Plan- land
use matrix will be approved by the Planning
Commission in conjunction with the overall
approval of the development project, and it will
supersede the land use matrix in this Urban Plan.
If the Master Plan approval does not include such
a matrix, the land use matrix in this UrlJan Plan
shall be applied.

Thus, the purpose of a separate land use matrix
in this Urban Plan is to supersede the more
genero.lized matrix currently provided in the
Zoning Code and thereby aUow further
specification of uses for 0 mixed-use planned
development.

Ortly the conditiortally approved lond uses would
require subsequent review and actiort by the
Planning Commission, ot the time tl1e land use is
proposed. Parking requirements, lease space size
restrictions, 110urs of operations, and other
related conditions of approval would be stipulated
for these conditional uses.

After a Moster Plan is approved, a conditiortal use
permit would be referred to tl1e Planning
Cammission for review and octian, if: (1) an
applicant seeks approval of a land use designated
in the Moster Plan land use matrix as requiring a
conditional use permit, or (2) an applicant seeks
approval of land use tl1at requires a canditianal
use permit purslJ(lrtt to the Urban Plan land use

matrix, because it is nat listed in tl1e applicable
Moster Plan land use matrix.

Additional Uses

Other than residential uses and those uses
identified in this Land Use Matrix, uses that are
prohibited in the base zoning district shall also be
prohibited in overlay district. AUother uses not
specified in the Land Use Matrix may be
considered by the Development Services
Director,

Depending upon the project location and/or site
and building design, additional permitted and
canditionally permitted uses may be appropriate.
These additional uses shall be considered on a
project-specific basis as a part of the mater plan
review process. If deemed appropriate, the
master plan approval shall list the additional uses
allowed within the project. Conversely, additional
prohibited uses could also be identified though
this same process.

LAND USE COMPATIBIUn'

New development in the mixed-use overlay
district shall be evaluated for compatibility with
existing development an a case by case basis.

The following considerotions incorporated into
the proposed project:

Standard Condition of Approval: For
proposed development adjocent to
residentiolly-zoned propeMies that
exceeds two stories, developer shalt
submit a shade/shodow analysis prepared
by a professional aestl1etic consultant.
The conclusions of the aesthetic analysis
shall specifically demanstrote that
adequate daylight plane requirements for
the abutting residential uses are
provided.

Land use compatibility studies ore
required in the form of a Health Risk
Assessment Study ond Phase
Environmental Assessment Study for all
mixed-use development projects, Other
equivalent compatibility analysis may be
approved by the Development Services
Directar. The studies shauld
recommended mitigation measures to
reduce any environmental concerns to
below a level of Significance. These
measures ar project design features
should be incorporoted into the proposed
project and disclased in tl1e environmental
document.

At the discretian of the Development Services
Director and in consideration of specific site
characteristics, additional or modified
development standards and conditions of approval
may be added to include, but not be limited to,
increased setbacks, increased wall height,

MfJA WElt BLIfI Urban Plan

enhanced landscaping, ond ather appropriote edge
treatments aimed at erthancing the compatibility
of urbort irlflll projects.

P,\GE 18
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DISCLOSURES
,

As part of the Moster Pion opproval. a condition
of approval may require thot the Covenants.
Conditions, and Restrictions (CC&Rs)disclose the
existing IIoise envir(lllment and any odor-
generating uses within ond surrounding the
mixed-use development.

The provision of the CC&Rs that relates to
disclosures will be reviewed/approved by the City
Attorney's office prior to recordation. A
provision to the CC&Rswill alsa stipulate that any
subsequent revisions ta the CC&Rsrelated to this
issue must be approved by the City Attorney's
office.

A condition of approval may be included which
would require that written notice of the then-
existing noise environment and any odor
generating uses within the mixed-use
development and within a specific radius of the
mixed use development be distributed to any
prospective purchaser or tenant at least 15 days
prior to close of escrow. or within three days of
the execution of a real estate sales contract or
rental/lease agreement, whichever is longer.

The City Attomey's office shall determine the
legal mechanism employed to ensure disclosure of
nOise and odor generating uses. For example, if
this disclosure were required os a deed
restriction, it would not need to be included in
the CC&Rs.

DEVELOPMENT INCENTIVES FOR
INDUSTRIAL PROPERTY OWNERS

The following development incentives may be
offered to industrial property owners in the
mixed-use overlay district.

1. Existing industrial properties that are
currently developed at a floor area rotio that
exceeds the maximum allowable floor area ratio
stated in the Zoning Code may be voluntarily
demolished and redeveloped at the same floor
area ratio. However, the redevelopment of the
site should result in an equal or lesser degree of
nonconformity with current City standards.

2. An industrial-based improvement
program similar to the Residential Remodeling
Incentive Program (RRIP) that would waive permit
and plan check fees for improvements to
industrial properties,

3. Public streetscape improvements similar
to those along West 19th Street.

4. Development incentives to replace small
'incubator" space lost thraugh laft ar live/work
conversions or encourage ownership of incubator
spaces. Such on incentive may involve an FAR
"density banus" for projects that include smaller
multi-tenant spaces. This may be foshioned
similar to the currently proposed FAR increase
for mixed use projects that meet certain criteria
or findings (i.e, excellence in design, integration
into neighborhood, provision of replacement
"incubator" space. etc.).

PtIIA WElT BlJft1 Urban Plan
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ON-SITE LANDSCAPING

A detailed landscape plarlshall be approved by the
Planning Divisiorlprior to isslJQnceof any building
permits. Chopter VII, Landscaping Standards, of
the City's Zoning Code provides on-site landscaping
requirements for mixed-use development.

Developers should illClude extensive on-site
landscaping, plazas and courts, art, fountains,
se(lting, and shade shelters for shoppers and
pedestriQl'lS. Consistent rows of street trees,
ground landscape, pedestriarl-oriented lighting
fixtures, well-designed signage, distillCtive
paving, and public art should be used to enhance
the aesthetic quality and distinguish the area-

StreetS(:ape elements should be linked with the
higher intensity improvements planned for the
Meso West Bluffs Urban Plan. The streetscape
improvements should also contribute to the
enhancement of the visool quality and value of the
mix of commercial, residential, and community
service uses located along major public streets.

/..ANDSCAPE
The amount of required on-site landscaping is
prescribed in Title 13, Chapter VII, Landscaping
Standards, of tke Municipal Code. All required
landscaped areas, including landscaped areas witkin
parking lots, shall consist of predominately
California native plants. Following is the
recommended landscape palette for the plan area.
Other landscape materials that meet the intent of
this plan may be approved by the PlanningDivision.

LARGEDECIDUOUS TREEs

Platanus racemose (California Sycamore)
Fast growing deciduous tree 50+ feet tall.
Nice naturalized look with arching
branckes.
Good tree for wildlife/birds.

Cercidium (Ioridum (Palo Verde Blue)
Deciduous tree grows up to 20-30 feet
tall.
Yellowflowers in spring March or April.
Bare much of the Ye(lr,but seems to have
nice blue-green branches,
Takes heavy soil.

FiguM 18: Palo Verde Blue

Cercis occidentolis(Western Redbud)
Nice small, single or multitrunked tree,
deciduous, grows to 20 feet toll.

• Very nice magenta flowers along branches
in spring (more when mature).
Loses Ie(lves in winter, but very graceful
branching wken mature and willallowfor
more sun below tree for shrubs, ground
cover.

Figure 19: Westllrn Red Bud

Arctostaphylos refugioensis (Manzanita)

• Evergreen tree reacking 15 feet tall and 10
feet wide.
Showy white flowers in spring QIIdnice
reddish/brown bark.
Nice specimen tree - nice arching
branches.
Good companionplant is Rhamnus.
Hummingbirdattractant.
Needs only motlthly irrigation once
established.

Figure 2{): Monzanito

rauWEll IIUIR Urban Plan

SMALLTREE(UNDER20' IN HEIGHD

ChHopSiS /lnearls(Desert Willow)
Deciduous. fast-growing tree tl1at grows to
about 20 feet tall.

• Needs summer water (twice monthly).
• Maitlappeal is the large pink blossoms,

Figure 21: Desert Willow
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LARGE EVERGREENS

Pinus torreycM (Torrey Pine)
• Fast growing evergreen to 40-60 feet

tall.
Open habit in coastal aree and more
symmetrical inland.
Nice pine in right conditions - seems to
prefer coastal climate,

• Resistant to oak root fungus,

SHRUBS

Arctostaphylos ~unset'(5unset MCIIlzClllitc)
Evergreen shrub that grows to about 3' by
6',
Dark red bark with white flowers.
Considered one of c1eenerfneeter
manzcnitas WIdcompo.ct.
Tolerates clay soil cnd drought tolerant.

FigUN: 22: Sunset Manzanita

Ceonathus (Skylark)
Evergreen shrub 3-6' x 5' tall, but cen be
kept at 3'x3'.
Glossy dark green leaves with bright blue
flowers in spring.
Tolerant to summer and garden watering.
Bloomsover long season,

Rhomnus ca/lfornico eve Case' ond 'Mound San
Bruno'(Coffeeberry)

Nice evergreen mounding shrub thot
grows to about 4-6'x6',
Adoptable to most soils and can be
sf-taped.
Mound San Bruno is a little smaller than
Eve Case.

• Good replacements for Indian Hawthorn,
Photinia, Pittosporum, etc.

Fi flreZ3: Skylark

GROUNDCOVERS

Ceanothus gforiosus (Anchor Bay)
Grows to 1-1 t' tall cnd 6-8' wide. Very
dense
Nice blue flowers in spring cnd good at
holding dowrlweeds.

Ceanothus griseus horizontofis(Yankee Point)
Mounding ground cover or very small
shrub that grows 2-3'xlO',
Dark green glossy leeves with blue
flowers in spring.

Boccharis 'PigeonPOInt'(Dwarf Coyote Brush)
Grows l-foot tolland about 12 feet wide
dark green ground cover.
Stays lowand clean. Tolerates bad soil.

PtIIA WOI BlIn Urban Plan
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Figure 26: C"lkctien ef phDtos shewing
eutdaDr and indaDr living spI'JC~of
live/work units in the United Stete.s.
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REQUIRED STUDIES

Tke following studies snail be submitted witn tne
project application.

Noise Studr /Required)

In tke Noise Study, Q qualified acoustical engineer
sholl certify thot tke propased construction shall
meet the City's Noise Ordinance requirements.
Specifically, residential interim' noise levels skall
be 45 CNEt. or less, and residential exterior noise
levels in private opell space areas snail be 65 CNEt.
or less.

The General Plan describes tke indoor environment
as inclusive of bathrooms, closets, corridors, and
living/sleeping areas of the dwelling unit. The
residential area of a live/work unit is subject to
the interior residential noise requirements.

The exterior noise standards of the City's Noise
Ordinance sholl not apply to the followingexterior
areas of multi-family residential development or
live/work units located within a Mixed-Use Overlay
District, approved pursuant to a Master PIOIl,alld
subject to the 1000duse regulations of tne Urban
Plan,
(1) Private balconies or patios regardless of
size;
(2) Private or commul1ity roof decks/roof
terroces:
(3) Interl'lOl courtyards and lal1dscaped
wolkways tkat do not indude resident-serving.
active recreational uses such as community pool.
spa, tennis courts, barbeque, and picnic areas.

Proper design may indude. but shall not be limited
to, building orientation, double pane or extra-
strength windows, wall and ceiling insulation, and
orientation and insulation of vents. Where it is
necessory tkat windows be dosed in order to
achieve the required leve),adequate means shall be
provided for ventilation/cooling to provide a

habitable environment. Commercial uses skall be
desigl1ed and aperated, and kours of operation
limited, where appropriate, sa that neighboring
residents are not exposed to offensive noise,
especially fram traffic, routine deliveries, or late
night activity. No use sholl produce continual
laading or unloading or heavy trucks at the site.

Phase I Environmental Asst!Ssment (Required)

In the Phase Enviranment Assessment,
disclosure of and measures to remediate ansite
hazardous wastes/substances sholl be provided.
Where applicable, a letter of case closure is
required from the County of Orange Health Core
Agency for development sites, as applicable.

Troffic Studr (Required os determined by
Transportation Servict!S Division]

The primary objective of new development,
redevelopment and adaptive reuse of the
properties in the Mesa West Bluffs Urban Plan
area is to revitalize the area without exceed'ng
the develapment capacity of the General Plan
transportation system, Independent traffic
studies may be required by Transportation
Services Division if there Is a potential that the
proposed Master Pion would adversely affect
roadway conditions.

MDAWBTBlfiI Urban Plan
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THE PUBLIC REALM

Improvements to both public and private
property will enhance the overall plan area and
make it more attractive to potential Developers
and users. Development in the overlay zone may
need to provide for enhancements in the public
realm. To establisil a clearly defined and visually
attractive entry into the Meso West Bluffs
Urban Plan area, the City may study and
implement, where feasible and practicable. the
following:

Public right-of-way and streetscape
elements such as street trees, street
furniture, pedestrian-scaled lighting that
illuminate the pedestrian walks, bollords,
banners, public art, and decorative
crosswalk paving in this area,

Streetscape improvements along West
17'h and West 18th Street to visually
indicate the transition from the large~
scale, suburban development at Newport
and Harbor Boulevards, to the urban
village scale development of tile Mesa
West Bluffs Urban Plan area.

Public realm improvements also could be jointly
implemented by tile City and the Developer of
live/work or residential development. The
Developer's level of participation in public realm
improvements will be determined an a case-by-
case baSis during the Master Plan approval
process. These improvements are intended to
accomplish the following objectives,

Reinforce the identity of the Mesa West
Bluffs Urban Plan area through the
creation of an aesthetically pleasing
pedestrian network and public spoces.

• Create a mixed-use district focus through
the provision of human-scale features
such as landscape and streets cape,

Landscape in Public Riqht-of- WOy

Landscape materials have been identified for use
because they do well in tl1e area. are drought
tolerant California native plants, and require 101'1
maintenance. Following is tile suggested
landscape palette in the public right-of-way in the
Me${).West Bluffs Urban Plan area with the
exception of any Council-approved plant palette
for medians, such as medians at West 19th and
Placentia.

Street Tree:
Platanus racemosa (California Sycamore)

Groundcove.r:
Ce.anothus gloriosus (Anchor Bay)

Shrubs:
Arctostaphylos Sunset (Sunset Manzanita)

Streetscape

Streetscape improvements include planting
materials (i.e, trees, vines, shrubs, and
groundcover in landscoped parkways) ond street
furnishings (i.e. seating. paving, lighting. and trash
receptacles). Following are some suggested
streetscape improvements that may be
implemented by tl1e City and funded by tile
Developer In conjunction with mixed-use
development:

Decorative Crosswaiks
Decorative paving of crosswalks (Figure
27), either a continuation of the existing
pattern that is used at the intersection
of 19th Street and Harbor Boulevard or a
new, bolder pattern and color may be
installed at this signalized intersection to
make it safer and easier for pedestrians
to cross, The decorative pattern should
be in the crosswalks only (not in the
center of the intersection) to emphasize
the crosswalks,

Priority may be given to installation of
decorative. crosswalks at tnI'. following
intersections with West 17'" and West
18'" Street.

Decorative crosswalks along Superior
Avenue at W. 17'h Street and 16t!lStreet
will be. studied, One potential location is
the intersection of Superior Ave, and W,
16'~ Street.

PrIll WEIr BlIIR Urban Plan

Figure 27: Examples of crosswalk treatments and
decorative paving.
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Figure3J: City'sodopted
trosh container [Dwg. No.
DS.J05)
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Figure 29: City's adopted "Downtown
Bench- [Dwg. No. DS.J04),

--

Architectural retaining walls (outSide
public right-of-way)
Undergrounding of utilities
Repair of adjacent parkway, curb & gutter
Entf)' node 11\01ItJments

Figure 30: Bus shelterol! I!?' Street

Other Suggested Elements

Figure 2B: Tree
Gnde

Re.quired Bose Elements

Various landscaping & irrigation
improvements in public rignt-of·way
Street Trees per Urban Plan
Grated tree wells
Benches & trash receptacles
Standard & ornamental street lignt poles
Enhanced color & textured treated
sidewalks
Decorative crosswalks
Increased sidewalk widtns or sidewalk re-
alignments

Following is a comprehensive
list of suggested parkway improvements or public
right.of"way improvements that may be required
ill the Mesa West Bluffs UrbWlPlan area.

o Groups of news racks should be
placed at least 300 feet apart
where feasible.

• New bus shelters shall exhibit the same
design and color palette as those shelters
recently installed along West 19th Street.
(Figure 30).

o News racks should be located in
front of businesses with high
volumes of pedestrian actiVity,
including restaurants and grocery
stores.

hozar-ds, not more thOl1 five
individual news racks should be
grouped in one location and news
racks should not be stacked above
a height of 3' -6",

Since all projects sholl include specific,
mandatory base elements to create a unifying
theme, these elements are identified in the list
below. ADA campllance is required where
applicable.

Criteria for the placement of news racks
should be developed. In developing those
criteria, it is recommended that at least
the existing number of news rack be
permitted, Placement criteria may include:

The City's adopted "Downtown Bench"
(Dwg. No. DS.104), Timberform
"Renaissance" or approved equal, color
Ameron #2103 or approved equal snould
be used along sidewalks and in public
spaces_ (Figure 29)

To provide continuity within in the plnn area and
to comply with Citywide standar-ds, a
complementary collection of street furnishings
will be used. The proposed street furniture on
this page are provided for informational purposes
only and serve as illustrative examples of what
types of furnishings may be used in the plan area.
The PIOI1ningCommission may exercise creativity
and flexibility in departing from any of these
suggested examples. The Planning Commission
may allow different types of street furniture
that complement the mixed-use development
projects in conjunction with Master Plan approval,

o To avoid visual obstructions that
may create sofety and security

Street Fumishill9S for Major ond Secondary
Street Furnishi!JQS for Major and Secondary
Streets in Urban Plan Area

The City's adopted trash container (Dwg.
No. DS.105) should be used, with a
minimum of one trash contoiner for each
300 feet of street frontage and should
be maintoined (regular trash pickup Wld
cleaning) by the City. (Figure 31)

• The City may design or select a standard
news rack system to complete the family
of approved street furnishings. The news
rack system should permit the grouping of
up to five news racks,
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PUBLIC NODES

The Mesa West Bluffs Urban Plan will largely be
develaped with seporate architectural identities.
The best way ta achieve cohesiveness and
identity is through use of general physical
elements that can be used consistently, or in
some cases, complementarny throughout the
mixed-use district. Unique gateway and street
signage will create an oppealing and consistent
design/color theme throughout the district.

GatewqyMonument Signs
The entry mom:ments will identify gateways to
the Westside and enhance visibility of this area.
The community identification s;gMge will
hopefully encourage propeMy owners to redevelop
their praperties into mixed.-use development,
construct new residential development, or
adoptively reuse existing buildings. The entry
signage will reinforce Q sense of community WId
value for a successful revitalization. A mornnnent
sign, designed as a smaller scale version of the
approved City entry monument sign may be
instaf1ed ot the following locations. The exoct
sign dimensions and loc:ntions will be determined
by the City's Planning and Transportation Sel'"Vices
Divisionsas mixed-use development is proposed.

Mesa West

Suggested Entry SiQrlageLocations

Victoria St. and Placentia Ave. (Figures 32
and 33)

Two potential sign locations have been chosen for
the above intersection. The first location is
inside the median on Victoria St., just west of
Placentia Ave. The second location is to the sOlJth
of the bike trail off the northwestern portion of
the intersections.

Figure 32 and 33: Illustrative examples
af sIJggested monument sign at Victoria
Street, west of Placentia Avenue,
Not,,: NIlt tn 8ml"

r.IIA WElT BlIIfS Urban Plan
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Victoria St, and Pomona Ave. (Figures 34
and 35)

Two potential sign locations have been chosen for
the above intersection. The first location is on
the south side of Victoria St, west of Pomona
Ave, and north of the bike trail. The second
location is on the north side of Victoria St., east
of Pomona Ave., and south of the bike trcil.

• Placentia Ave. and W. 16th St. (Figure 36)

The potential entry sign location for the above
intersection depends on a possible fuhJre median
project along Placentia Ave.

Figu,.~ 34: Illustrative exomplesof suggested
fflOIIIJmeIlf sign of VictMa Strt:ef, west of PomOllO
A~~
Not~: Not ttl xale

PtISA WElTBLfiI Urban Plan

Figurt: 35: Illustrative examples tlf
suggestedmtlfllllllent sign at Victor'"

St~t, west of Pomona Avenue.
Note: Not ttl !kal/!!

w. 16th St., Pomona Ave., and Superior
Ave. (Figure 37)

One potential entry sign location has been chosen
for the above intersection. The median is located
to the northwest of Superior Ave., south of
Pomona Ave and W. 16th St" and west of
Industrial Way. These intersections border
Costa Mesa and Newport Beach and would be a
key identifier of entry into the Westside.

Figure 36: Illustrative examples of suggested monument sign at a potential
future median location at Placentia Avenue and West 16'h Street.
Nou: Not tf) Scale

Figure 37: Illustrative examples of suggested mOl/ument sign at potential
landscaped median at West 16'" Street/Superior Avenue/Pf)mOM Avenue
Note: Not to Scale
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Banner Signs

AS major mixed-use development occurs in tne
Mesa West Bluffs Urban Plan area and properties
are redeveloped, a banner sigMge program is
suggested for the area, Banners on private
property may be displayed only in conjunction
with current or pending cultUral events in the
district, in conjunction with existing permanent
structures in tne district, or as free-standing
display of original works of artistic merit.
Bonners on private property shall not be displayed
for any reasol'\$ other than furtherance of broad
cultural goals. The banners throughout the
district will make visitors aware that they have
entered the Mesa West Bluffs Urban Plan area.
An illustrative example of a banner design is
provided in Figure 39.

Streetlights

A mix af different streetlignt types are found
throughout the City, Tne most common along the
majority of arterials are the concrete
"Marbelite" poles witn cobra head light fixtures.
providing either single or dual mast-arms (Figure
40). Within the Downtown area, surrounding the
Triangle Square development are the "Triangle
Square" streetlights. wnich are owned and
maintained by Triangle Square Development
(Figure 41).

The nostalgic streetlights were installed along
West 19th Street. For continuity with the
SoBECA Urban Plan. 19 West Village Urban Plan,
and the East 17th Street Lighting Plan. the
"Carpinteria" ornamental street light is also
recommended for the Mesa West Bluffs Uroon
Plan area (Figure 38).

A uniform citywide plan is needed to designate
areas for special decorntive streetlights in
conjunction with new development projects, For
example, the following street lighting plan is
proposed for the Mesa West Bluffs Urban Plan
area'

Street Lighting for West 18th and West 17'h
Street

• IllStall ornamental pedestrian lighting on
12-foot poles 50 feet on center

The decorative streetlignts may be the same
style and color used at the along E. 17tn Street
or another complementary style to be specified
by the City.

FiglJres 40 and 41.- Marbelite and
nostalgic style lIght standards.

Figure 38:
Carpinterfi:l-style

light standard
currently beillg
used OilE. 17"

Street

MEU WElT BIJII1 Urban Plan

FiglJre 39: IlIlJstrotion of potential bOl1l1erson light
standards in Mesa West Bluffs Urban Plan area

•
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